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Introduction
This Existing Conditions Report is part of the Transit Oriented Community (TOC) Specific
Plans project prepared by Smart Growth America, Eco-Rapid Transit, the Los Angeles
Neighborhood Initiative, and Studio One Eleven. The proposed Los Angeles County
Metropolitan Transit Authority (Metro) West Santa Ana Branch (WSAB) light rail line will
build upon the historic Pacific Electric Railway Streetcar system and travel between
Artesia and Downtown Los Angeles. Two proposed stations will be located in the city of
Huntington Park, CA. This Report concerns the two proposed stations in Huntington
Park—the Pacific / Randolph Station located adjacent to Huntington Park’s historic Main
Street and the Florence / Salt Lake Station located in southeast Huntington Park, with
portions of the station area in the cities of Bell and Cudahy (see Map 1). The Report will
help inform the basis of the Transit Oriented Community (TOC) Specific Plan for each
station area which will serve as comprehensive planning documents to guide future
equitable development and transportation access around the planned WSAB line.
Map 1: Context of Proposed Station Areas

As depicted in Map 1, Huntington Park is located just 5 miles south of Downtown Los
Angeles and is bounded by Vernon to the north, Maywood, Bell, and Cudahy to the east,
South Gate to the south, and unincorporated Los Angeles to the east and southeast.
Huntington Park is a distinctly historic community, marked by one of the most unique
commercial corridors in the county–Pacific Boulevard.
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Map 2: WSAB light rail line

Source: West Santa Ana Branch TOD SIP, page 10

Historically, Pacific Boulevard has been one of the most successful commercial
destinations for residents throughout the region and has since maintained the character
of a historic “main street,” while offering unique commercial amenities that reflect the
local culture. Huntington Park is a dense community with a population of 59,317 and 3.9
people per household. Huntington Park and Cudahy are two of the densest cities in the
country with 20,000 people per acre compared to a county average of 2,158 people per
2

acre. 97.4% of residents are Hispanic or Latino, and 94% speak a language other than
English at home (Esri Demographics 2019, ACS 2014-2018).

Relationship to existing plans and policies
A number of planning documents and policies have previously been undertaken with the
City, which examine potential TOC plans for both station areas and were created to
guide the development of the current TOC Specific Plans.
Plans and Studies
WSAB Corridor Transit Oriented Development Strategic Implementation Plan
(TOD SIP)
The TOD SIP, released in May 2019, is the result of a collaborative planning effort
between the cities along the WSAB corridor, the County of Los Angeles,
Eco-Rapid Transit and METRO. The Plan developed TOC implementation
strategies for the station areas along the proposed 20-mile rail corridor, provides
existing conditions of the corridor as a whole, as well as the areas surrounding
each station, it builds on each cities’ vision for their station area(s), maximizing
equitable, a multi-modal transit network through community development and
land use. The station area plans detail a conceptual station area plan for both the
Pacific / Randolph and Florence / Salt Lake stations which includes an overview
of existing conditions, context and location of the area, neighborhood fabric
conditions, potential opportunity sites, station area concept plan, community
preferred images of what the station area might look like, along with
walkable/bikeable paths and a Strategic Plan to create a sustainable, equitable
corridor. The approval of a station area specific plan is the next step in
implementing that Plan.
Huntington Park Complete Streets Plan (2016)
Huntington Park received a Caltrans Community Based Transportation Planning
Grant to develop a Complete Streets Plan (CSP). The study documented that the
City has an extensive street grid that makes key destinations like schools, parks,
libraries and commercial locations accessible by walking or biking to the vast
majority of residents. The CSP identifies Pacific Boulevard and Florence Avenue
as two of the four regional arterials in the City where complete streets treatments
could be implemented. There are a few treatment scenarios proposed for Pacific
Boulevard featuring different levels of bicyclist prioritization—all constitute a
significant enhancement given that Huntington Park currently has no road space
designated for cyclists. In addition to road space distribution and uses, there are
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place making recommendations such as: a pedestrian scramble phase;
wayfinding signage; public art; pedestrian lighting; converting parking spaces to
parklets; and enhancing waiting areas at transit stops with shading and seating.
Both transit stations are served by one regional arterial. Therefore, these
interventions would activate the spaces around them and increase accessibility.
Huntington Park has initiated implementation of some of these recommendations.
The Randolph Corridor Rail to Trail Feasibility Study (2016)
The Randolph Corridor Rail to Trail Feasibility Study, conducted by Fehr & Peers,
evaluated the feasibility of three alignments: (1) a bicycle and pedestrian path
alongside the heavy rail right-of-way (ROW) that permits the ROW to provide
continued use as a Union Pacific Railroad Corridor a 2-way light-rail transit ROW;
(2) on-street bicycle facilities along the entire corridor; and (3) a combination of
off-street and on-street bicycle facilities. Extensive community input was captured
through a drawing activity to inform a series of proposed alignments. The Study
determined that on-street bicycle facilities such as changes in striping and the
installation of bollards along the striped buffer can be implemented in advance of
any acquisition of the railroad right-of-way, but off-street facilities require
extensive coordination with and access to the Union Pacific Railroad right-of-way.
Potential funding sources for the project include a combination of federal, state,
and local programs as well as public-private partnerships.
Eco-Rapid Transit Corridor Transit Oriented Development Guidebook 2014
Eco-Rapid Transit, funded by Metro and in cooperation with the cities along the
proposed WSAB, created a Guidebook that supports the vitality and individuality
of the individual cities while creating economic synergy between them. The
Guidelines provide an opportunity for each city along the alignment to follow a
community driven process and build a sustainable, healthy corridor.
The Guidebook explains how coordination among cities; local visions and
planning can achieve synergy for multi-modal transit and economic development.
The core vision is that transit is a catalyst for sustainable, healthy neighborhoods
and successful business districts. The Guidebook introduces coordinated
planning processes and provides information on Corridor characteristics. It shows
how to position the station areas for economic development and reviews
opportunities challenges and best practices in transit planning and TOD.
Atlantic Avenue Specific Plan
The City of Bell is in the process of developing two specific plans, the regional bus
corridor of Atlantic Avenue and the Cheli manufacturing zone located in the
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northeast portion of the city. The Atlantic Avenue Specific Plan (AASP) is for the
Atlantic Avenue Corridor may overlap with the Florence and Salt Lake TOC project
area, and will allow for mixed-use development, with the intent to make many of
the sites/properties available for affordable housing development to
accommodate housing for very low-, low-, and moderate-income households and
market rate housing.
Adopted laws and policies
City of Huntington Park 2030 General Plan (and associated plan elements)
The General Plan is a long-range comprehensive document that guides
development including seven specific elements (land use, circulation, housing,
conservation, open space, noise, and safety) which the City adopted in 2020? is
as required by the State of California. The Specific Plan will guide the
implementation of development surrounding the transit stations. The General Plan
elements will be referred to throughout the development of the Specific Plan.
City of Huntington Park Planning and Zoning Code
Huntington Park has designated 14 unique zoning districts and six overlay zoning
districts. These include: three distinct residential districts; three commercial
districts; the Downtown Specific Plan (DTSP) designations; industrial and
manufacturing; open space; public facilities; and transportation districts. The
overlay zones include: a medium density housing overlay district; a parking
overlay district; a senior housing overlay district; a single room occupancy district;
a special use overlay district; and an affordable housing overlay district. These
overlay zones are discussed in more detail as they impact development decisions
throughout the crafting of the Specific Plans.
Downtown Huntington Park Specific Plan (DTSP)
The DTSP, which was adopted in 2008, sets forth direction, principles, standards
and guidelines to “create a unique and identifiable downtown for Huntington Park
that is an economically vibrant and pedestrian-oriented destination” (DTSP, page
3). The plan includes four Districts: District A - Gateway; District B - Festival;
District C - Neighborhood; and District D - Zoe Avenue. These Districts provide an
overlay zone that have distinct characteristics and allowances. The area covers
approximately 85 acres of land, a large proportion of which falls within the Pacific
/ Randolph station area and are thus discussed more in detail later in the report.
City of Huntington Park Bicycle Transportation Master Plan
Huntington Park’s Bicycle Master Plan (BMP), adopted in 2014, is largely based
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on the guidelines set forward in the 2012 Los Angeles County Bicycle Master
Plan. The BMP’s objectives and recommendations are guided by the following
goals: implement an expanded system of interconnected bikeways and bicycle
support facilities; increase the safety of all roadway users; develop educational
programs that promote safe bicycling; encourage Huntington Park’s residents to
ride a bicycle for transportation and recreation; promote an increased support of
the bicycle network and travel within the local community; and secure funding for
the BMP’s implementation. The Existing Conditions study within the BMP reports
that as of 2014, there were no bike paths, lanes, or routes within Huntington Park,
which highlights the lack of investment in infrastructure.
The BMP, developed by Evan Brooks Associates, proposes the implementation of
a bicycle network totaling 22.8 miles in length, which would significantly increase
accessibility to both station areas analyzed in this study. The BMP also
recommends installing bike racks on its buses and enhancing Huntington Park’s
bike parking strategy with particular emphasis on more and safer bicycle parking
stations in key locations across the city (see Map 3 below).
City of Bell General Plan 2030 Update
In May 2018, the City of Bell updated their General Plan 2030. This update also
included the development of the Bicycle Master Plan within the Mobility Element
that pertains to bicycle mobility. Both of these documents consider many
opportunities for future development and land uses in the city.
City of Bell Housing Element 2030 was adopted in June 2020. The Housing
Element evaluated the City’s current Regional Housing Needs Assessment (RHNA)
development by the Southern California Association of Governments (SCAG), and
how the City of Bell intends to accommodate future housing requirements which
are an additional 47 units to be provided during the 2013 - 2021 planning period.
The Housing Element identified a number of properties just outside the TOC
boundary as potential housing infill sites.
In January 2021, the City of Bell selected a consultant to update the City’s
Housing and Health and Safety Elements, along with the creation of an
Environmental Justice Element, this is a requirement for jurisdictions with
disadvantaged communities. As part of the latest Housing Element Update, the
minimum number of housing units that Bell is required to plan for through
“adequate sites” and zoning is 228 units.
City of Bell Bicycle Master Plan
In June 2016, the City of Bell adopted their Bicycle Master Plan that serves as a
6

primary planning guide that will inform future active transportation growth. The
Plan includes detailed recommendations for infrastructure, policies and programs
to promote safe bicycling in the City. The Plan recommends a Class I Shared Use
Path on Salt Lake Avenue and an additional Complete Streets Feasibility Study for
Florence. In addition, a number of Class III facilities are recommended in the
station area.
City of Cudahy General Plan 2040 Update
In March 2018, the City of Cudahy updated their General Plan 2040. The General
Plan serves as a “blueprint” in establishing the basis for zoning regulations and
provides the City with guidance in their evaluation of development proposals.
Cudahy’s General Plan takes a holistic approach to community health and
sustainability by focusing on good urban planning principles that focus on
alternative transportation policies and land use strategies to reduce greenhouse
gas emissions. In addition, the Plan has an environmental justice focus to reduce
compounded health risks in disadvantaged communities, while also prioritizing
improvements and programs to address the needs of these communities. Like
sustainability, environmental justice is also integrated into every element of the
General Plan. The Plan is based on the following guiding principles: preserve
Cudahy’s small-town feel; foster Cudahy’s family-oriented values and lifecycle;
strengthen community collaboration; recognize and celebrate Cudahy’s rich
culture; development a distinctive character for Cudahy; spark and strengthen
economic prosperity; improve multi mobility and safety; and project and enhance
community health and the environment.
The Circulation Element of the General Plan is focused on creating streetscape
improvements, such as wayfinding, high visibility crossways, curb extensions and
multi modal connections to the future Eco Rapid Transit stations, as well as
increasing the number of housing units located near jobs and transit stations
through mixed-use and TOD to reduce vehicle trips.

7

Map 3: Proposed Bicycle Network, Huntington Park Bicycle Master Plan

Source: Huntington Park Bicycle Master Plan, page 41
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Pacific / Randolph Station Area
The Pacific / Randolph Station will be located at the intersection of Pacific Boulevard and
Randolph Street, just north of the DTSP area. As outlined in the TOD SIP Existing
Conditions Report, the Pacific Randolph Station is envisioned to be “a main street that
builds upon the unique cultural heritage and leverages the potential as a multi-modal
transit hub” (Appendix A-2, page 126). The report also identifies opportunities for infill
development, adaptive reuse, and methods of incorporating DTSP to bolster the station
area vision in the area south of Randolph Street.
Figure 1: Intersection of Pacific Avenue and Randolph Street (station location)

Area demographics
The Pacific/Randolph Station Area is home to 20,547 people distributed among 5,390
households – about 36.5% of all households in Huntington Park. The average household
size of 3.78 is slightly lower than those of the City (3.9) and Submarket 3 but the Station
Area has higher density of population and households.1 Further, the Station Area’s age
distribution resembles the City and Submarket’s composition (with median age of 29.6
and 29.17, respectively) which have a younger population than Los Angeles County;
Pacific/Randolph’s underage population is 45% larger than the county’s.
In total, 47.8% of households within the Pacific/Randolph station area have an annual
income below $35,000 and over half of the adult population has an educational
attainment below a high school diploma. The city and the Station Area, are significantly
1

The West Santa Ana Branch TOD SIP outlines five different submarkets for the entirety of the line. The
two stations in Huntington Park are within Submarket Three which encompasses parts of Huntington
Park, South Gate, Bell, Bell Gardens and Lynwood. Comparisons to this wider submarket area thus help
contextualize and understand the metrics for each station area.
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behind Los Angeles County socioeconomic averages, with the broadest differences in
educational attainment and poverty rate. Consistently, Pacific/Randolph Station Area’s
median household income (MHI) is below Huntington Park’s $40,119 by almost 10%.
Table 1: Key Demographics in Pacific/Randolph station area
Demographics
Total Population
Pop. Density (per sq. mile)
Total Households
Average HH Size
Median HH Income
HH Income <$25,000
HH Income $25,000 - $33,999
HH Income $34,000 - $49,999
HH Income $50,000 - $73,999
HH Income $74,000 - $99,999
HH Income >$100,000
Median Age
0 to 17 years
18 - 34 years
35 - 44 years
45 - 64 years
65+ years
Educational Attainment
Less than High School
9-12th grade/no diploma
High School Diploma or
Equivalent
Associate's Degree
Bachelor's Degree
Graduate/Professional Degree

Station
Area

City

Submarket 3

County

296,749
14,225
68,884
4.22

$36,383
34%
14%
17%
17%
8%
10%

59,317
20,314
14,783
3.99
$40,11
9
30%
13%
17%
18%
10%
11%

10,255,22
2
2,158
3,306,109
3.10

$41,391
29%
13%
16%
18%
11%
13%

$66,297
22%
12%
18%
23%
12%
13%

30.1
32%
25%
13%
20%
10%

29.6
29%
29%
13%
20%
7%

29.17
30%
30%
13%
20%
7%

35.9
22%
26%
13%
24%
14%

32%
22%

33%
20%

32%
19%

12%
8%

26%
4%
4%
1%

24%
4%
6%
1%

24%
4%
6%
1%

21%
7%
21%
12%

20,547
22,830
5,390
3.78

Data Source: Esri Demographics 2019
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Employment overview
Labor force working in station area2
Out of a workforce population of 6,172, only 199 people both live and work within the
half mile area of the Pacific / Randolph station. However, while 5,973 people leave the
area for employment, 5,331 commute to work within the station area and more than half
of them (56%) commute less than 10 miles to work. Others who work within the station
area travel 10 - 24 miles (25% of workers) or over 25 miles (18.8%). The primary
locations where those who commute to work in the station area live include LA,
Huntington Park, South Gate, Long Beach, and East LA.
Nearly a third of those employed within the station area (30.5%) make less than $1,250 a
month and 12.9% hold a bachelor’s degree or higher. In total, 17.9% of workers have an
Associates of Arts degree or some college, 16.0% have high school or equivalent, and
22.4% have less than a high school diploma. The top employment industries within the
area include retail and trade (27.5%), health care and social assistance (22.3%),
accommodations and food services (19.5%), educational services (11.4%), and
manufacturing (6.9%).
Labor force living in station area:
The characteristics of the labor force living in the station area are similar to the
characteristics of those working in the station area, though only 199 people both live and
work within the half mile area. People who live in the station area primarily go to Los
Angeles (30.2%) for work, followed by the City of Vernon (6.0%), Huntington Park (5.4%),
City of Commerce (2.8%), or Long Beach (2.0%). Huntington Park is primarily a locally
serving employment center as 58.3% of people who work in the station area commute
less than ten miles to get to work while 27.0% commute between 10 and 24 miles and
14.7% commute 25 miles or more. As seen in Figure 2, the majority of those living in the
station area drive alone to work (65%), another 11% carpool while 12% use
transportation, 7% walk and 1% bike.

2

Data source LEHD 2017
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Figure 2: Transportation to work for those living in station area

Fewer people who live within the station area (23.8%) make less than $1,250 a month
compared to those who work within the area (30.5%). Those who live in the station area
but work outside of it work in similar sectors though a greater proportion work in
manufacturing (12.8%) and administration support & waste management (9.8%) than
those working in the station area. This exchange between those who live and work in the
station area can be seen in Figure 3.
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Figure 3: Employment industries for those living and working in the study area

Data Source: LEHD 2017

In reviewing the differences in average incomes earned within and outside of the station
area, as well as the difference in employment industries, residents in the station area
may be required to seek employment elsewhere to earn a higher income or to find
employment consistent with their skill set.

Zoning and current land use
Zoning
The half-mile station area is 436 acres, of which the majority are zoned as either
medium- or high-density residential (160 acres or 37%), or as general commercial (82.8
acres or 19%). Zoning designated for other professional and neighborhood commercial
uses cover an additional 2% of land area. Thirteen percent of the Station Area is
included in the four districts of the DTSP. Zoning for public facilities and manufacturing
planned development each cover 10% of the land area and industrial zoning covers 5%
of land. Table 2 shows the acreage and percent of the total station area for each zone
designation.
Table 2: Zoning in the station Pacific / Randolph station area
Zoning
R-M

Medium Density Residential

Acre
s
81

% of
land
19%
13

R-H
C-G
C-P
C-N
DTSP-A
DTSP-B
DTSP-C
DTSP-D
DTSP
PF
MPD
I, I-C-2
OS

High density residential
Commercial General
Commercial Professional
Commercial Neighborhood
Downtown Specific Plan A (Gateway)
Downtown Specific Plan B (Festival)
Downtown Specific Plan C
(Neighborhood)
Downtown Specific Plan D (Zoe)
Improved Public Gathering Space
Public facilities
Manufacturing planned development
Industrial
Open space

79
83
5
4
4
14

18%
19%
1%
1%
1%
3%

32
8
1
45
44
23
9

7%
2%
0%
10%
10%
5%
2%

Data source: SGA analysis of zoning shapefile

Map 4: Zoning in the Pacific / Randolph station area

Downtown Specific Plan
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The Downtown Specific Plan defines four main districts in addition to an Improved Public
Gathering Space. The Plan intends to encourage a unified theme of development which
previous development often lacked. The Plan area contains a number of historic
buildings, with architectural significance, that are mixed with new and modified
structures. The Plan recognizes the importance of preserving the ability to hold street
festivals and parades along the Pacific Boulevard corridor, and the desire for improved
pedestrian experiences throughout. Map 5 shows where the DTSP falls within the station
area.
Map 5: DTSP

The predominant development type in the DTSP A and DTSP B districts is one- or
two-story commercial buildings with little mix of uses within parcels. Similarly, while the
DTSP C and D districts have multifamily structures, there is almost no mix of uses within
individual parcels of land and the building heights are generally much less than the
allotted 35 - 60 feet for C and 35 feet for D.
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Table 3: DTSP guidelines and current land use
Designation
Downtown Specific
Plan A (Gateway)
Downtown Specific
Plan B (Festival)

Description
Mixed use - Commercial and office on
the ground floor and residential or office
above. Max building height of 84 feet.
Mixed use - Commercial and office on
the ground floor and residential or office
above. Max building height of 60 feet.

Current land use
97% commercial,
3% industrial
96% commercial,
4% recreational

Downtown Specific
Plan C (Neighborhood)

Mixed use - Multifamily residential with
commercial on the ground floor where
the market affords. Max building heights
of 35 - 60 feet.

34% commercial,
34% residential,
17% institutional,
13%
miscellaneous
public,
1% industrial

Downtown Specific
Plan D (Zoe)

Mixed use - Commercial on the ground
floor with residential above if fronting Zoe
Ave, otherwise commercial and
residential on the ground floor with
residential above. Max buildings heights
of 35 feet with 10-foot minimum
setbacks.

80% residential,
14% commercial,
6% miscellaneous
public

Data source: DTSP, page 7

Table 3 shows the commercial uses along the intersection of Zoe Avenue and Pacific
Avenue in the DTSP B Festival District. Figures 4-5 shows shared parking and multifamily
residential along Rita Avenue in the DTSP C neighborhood district.
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Figure 4: Intersection of Zoe Avenue and Pacific Avenue

Figure 5: Rita Avenue in DTSP C Neighborhood District

TOD target areas
In addition to the DTSP, the Huntington Park General Plan 2030 outlines the TOD target
areas for development which have a mixed-use overlay designation. Four of the seven
target areas fall within the Pacific / Randolph Station Area as illustrated in Map 6. The
remainder are located in the Florence / Salt Lake Station Area.
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Map 6: TOD target areas

The mixed-use overlay increases the maximum allowed height to either 40 or 60 feet and
increases allowable residential densities in Areas 5, 6 and 7.
Table 4: TOD target area descriptions
TOD area

Building Height
(max)

Area 4

60 feet

Area 5
Area 6
Area 7

60 feet
40 feet
40 feet

Description
Residential, second story setback, adjacency
standards required
22 DU/acre, residential, required ground floor retail,
live work permitted
400 DU/acre, remove single room occupancy overlay
70 DU/acre, remove affordable housing overlay

Data source: Huntington Park General Plan 2010, page 2-33 through 2-40

Both the areas covered in the DTSP and the areas designated as TOD target areas have
yet to reach their desired potential as described in the target area guidelines. Figure 6
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shows the dominant single-story commercial uses along Santa Fe Avenue and Figure 7
shows the dominant single-story commercial uses along Pacific Boulevard just north of
the station.
Figure 6: Area 7 along Santa Fe Avenue

Figure 7: Area 4 along Pacific Boulevard

Current Land Use
The land surrounding the Pacific / Randolph station (half-mile radius) is currently
composed of residential (43%), commercial (22%), industrial (16%), and miscellaneous
public uses (14%). All of the industrial land is north of the station area on either side of
Pacific Boulevard, to the northwest and northeast.
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Table 5: Current land use
General Land Use
Residential
High density residential
Medium density
residential
Low density residential
Commercial
Industrial
Miscellaneous public
Institutional
Not specified
Recreational

Acres
188.0
45.5

% of land
area
43%
10%

68.9
73.6
96.7
70.1
61.4
14.6
3.2
2.1

16%
17%
22%
16%
14%
3%
1%
0%

Data source: SGA analysis of LA County parcel shapefile

Map 7: Pacific / Randolph station area Current land use

Commercial
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Specific uses within the commercially zoned land include: stores or store combinations
(60.5%); shopping centers (10%); professional buildings (6%); and auto and construction
equipment sales; and services (6%). The primary commercial areas include: Pacific
Boulevard and Santa Fe Avenue which run north and south; and Randolph Street and
Slauson Avenue running east and west.
There are three commercial zoning designations, all with similar development standards
as shown in Table 6. Land zoned as commercial and currently used for specific
commercial uses in each zoning district ranges from 16%-64%. Under C-P and C-N,
residential uses are only permitted by way of a development permit, though 64% of the
land area is currently residential.
Table 6: Commercial zones and current land use
Zoning

Selected zoning specifications
Allowed uses: a variety of administrative and
professional offices; other general commercial uses

C-G
(general)

C-N
(neighborhood
)

C-P
(professional)

Max FAR 2:1
Min lot area 5,000 square feet
Min front setback 5 feet
Max height 40 feet
Min width 50 feet
Allowed uses: a variety of administrative and
professional offices; other general commercial
uses; 20DU/acre residential development with a
Development Permit only
Max FAR 1:1
Min lot area 5,000 square feet
Min front setback 5 feet
Max height 30 feet
Min width 50 feet
Allowed uses: a variety of administrative and
professional offices; other general commercial
uses; 20DU/acre residential development with a
Development Permit only
Max FAR 1:1
Min lot area 5,000 square feet
Min front setback 5 feet
Max height 40 feet
Min width 50 feet

Current general land use
64% commercial
18% industrial
11% residential
4% miscellaneous public
2% institutional
15,063 square feet average lot
area
41% building area coverage
46% commercial
34% miscellaneous public
15% residential
5% industrial
9,937 square feet average lot
area
50% building area coverage
64% residential
17% recreational
16% commercial
3% institutional
9,266 square feet average lot
area
48% building area coverage

Source: Huntington Park Bicycle Master Plan, page 41

21

Figure 8: Commercial uses along Gage Street

Figure 9: Commercial uses along Pacific Boulevard

The baseline number of required parking spaces for commercial uses is a minimum of
one space for every 400 square feet gross floor area, though there are more specific (and
often increased requirements) for the various specific commercial uses. Off street
parking dedicated to commercial uses currently consumes 8.8% of the land within a
quarter mile of the station area and is especially concentrated directly north of the
station, as seen in Map 8.

22

Map 8: Commercial parking

Figure 10: Commercial parking along Pacific Boulevard directly north of station
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Figure 11: Commercial parking along Pacific Boulevard directly north of station

Residential
There is a total of 4,885 residential housing units within the station area with a total
vacancy rate of 3%. Overcrowding and a high proportion of renter households have been
consistently referenced in past plans and studies. With a population of 20,547 people,
there are an average of 3.8 people per occupied residential unit, though the average unit
size consists of 1.4 bedrooms. The vast majority (81%) of occupants are renters and
19% of households are owner occupied.
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Map 9: Percent renter occupied housing

The most prevalent type of housing stock consists of apartment buildings with five or
more units (57.5%), while 13% of units are single family residences and 29.5% are a
combination of duplexes or three- and four-unit buildings. However, while the largest
proportion of units consist of apartment buildings with five or more units, a greater
proportion of land is dedicated to single family housing - 17% of land is used for single
family housing compared to 10% used for high density housing within the station area.
There are only two residential zone districts within the station area, R-M which is medium
density residential, and R-H which is high density residential. The specifications for each
of these zones are listed in Table 7.
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Table 7: Residential zones and current land use
Zoning

R-M

R-H

Selected zoning
specifications

17.4 du/acre
Max front setback 15 feet
Max height 35 feet
Min lot size 5,000 square feet

20 du/acre
Max front setback 10 feet
Max height 45 feet
Min lot size 5,000 square feet

Current general land use
95% residential,
2% commercial,
2% institutional,
1% miscellaneous public
5,801 square feet average lot
area
47.9% building area coverage
94% residential,
4% institutional,
2% commercial
7,486 square feet average lot
area
48.1% building area coverage

Current specific
residential land use
51% single family,
20% five or more
units,
16% three or four
units,
12% duplex or two
units
37% single family,
37% five or more
units,
37% three or four
units,
26% duplex or two
units

Source: SGA analysis of LA County parcel shapefile

In the R-M zoning district, 51% of the land is used for single family housing while in R-H,
37% of the land is used for single family housing. While single family housing is
permitted by right in both zoning districts, to build condominiums, manufactured housing
or multi-family housing a development or conditional use permit must be obtained. Map
10 illustrates the areas where current zoning (aside from overlay districts and the TOD
areas) allows for higher densities. Underdeveloped medium density residential land is
primarily located to the north of Randolph Street with some located to the southeast of
the station. Underdeveloped high density residential is all located south of Randolph
Street and primarily to the west of Pacific Boulevard.
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Map 10: Underdeveloped medium and high density zoned residential (DU/acre)

Examples of different housing densities currently located within the station area are
shown in Figures 12-14.
Figure 12: Apartment buildings with five or more units along Gage Street
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Figure 13: Two-unit residential buildings along Albany Street

Figure 14: Single family homes on Middleton Street

The old age of the majority of Huntington Park’s housing stock has been well
documented in previous planning documents. The age of the housing stock
compounded by absentee landlords and overcrowding has been a persistent challenge
for renters in the area. Old buildings, landlords who are unwilling to pay for maintenance
and overcrowding all contribute to substandard living conditions for a large portion of the
population. The station area's housing stock consists of older buildings with 46% built
before 1959, 52% built between 1960 and 1999, and only 2% built between 2000 and
2018.
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Map 11: Percent of housing built 1959 or earlier

While a number of past planning documents and zoning overlays have designated areas
for mixed use development, redevelopment within the station area has been minimal.
Only 2% of the housing stock has been added in the last 18 years, so with current
overcrowding and the addition of a transit station, development of higher density
housing stock will be possible within the Station Area.
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Opportunities and Challenges in the Station Area
Map 12: Development Opportunities in the Station Area
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Map 13: Development Constraints in the Station Area
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Figure 15: Walgreens - example of existing retailer likely to hold a long-term lease

Figure 16: Superior Grocery Store - existing community-serving retail

32

Figure 17: Existing active retail at the intersection of Pacific and Randolph
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Figure 18: Starbucks - existing active use that the community would like to retain

Figure 19: Pacific Boulevard - area where the community would like to see the
character preserved
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Florence / Salt Lake Station Area
Station area vision: Residential Arterial Infill
As outlined in the TOD SIP Existing Conditions Report, the Florence Salt Lake station is
envisioned to be a residential neighborhood that promotes a walkable revitalized
commercial corridor embracing Salt Lake Park and connecting the community to other
employment centers. The Report further details concepts to establish a moderate density
residential and mixed-use area adjacent to the existing neighborhoods, to increase and
enhance access to diverse forms of mobility, and to encourage commercial uses to be
frequented by those visiting Salt Lake Park.
Figure 20: Florence and Salt Lake intersection (station location)

Area demographics
The Florence/Salt Lake Station Area has population and household density rates higher
than Submarket 3 but slightly lower than the City as a whole, which has density rates
lower than Pacific/Randolph Station Area.3 Of the 4,668 households within the Station
Area, 34.1% have an annual income below $35,000 compared to 47.8% in
Pacific/Randolph Station Area, and median household income (MHI) is higher than its
surrounding geographies, although still lower that Los Angeles County. The household
income distribution resembles the County data with slightly higher numbers in the
highest brackets than in Submarket 3. Consistently, the Station Area’s poverty rate is
much closer to Los Angeles County’s figure than neighboring municipalities.
3

The West Santa Ana Branch TOD SIP outlines five different submarkets for the entirety of the line. The
two stations in Huntington Park are within Submarket three which encompasses parts of Huntington
Park, South Gate, Bell, Bell Gardens and Lynwood. Comparisons to this wider submarket area thus help
contextualize and understand the metrics for each station area.
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About half (48.57%) of the adult population residing within the Station Area has an
educational attainment below a high school degree or equivalent. The overall educational
attainment distribution is consistent with Submarket 3, with the percentage of adults
holding a postsecondary degree about three times lower than Los Angeles County.
Table 8:
Demographics
Total Population
Pop. Density (per sq. mile)
Total Households
Average HH Size
Median HH Income
HH Income <$25,000
HH Income $25,000 - $33,999
HH Income $34,000 - $49,999
HH Income $50,000 - $73,999
HH Income $74,000 - $99,999
HH Income >$100,000
Median Age
0 to 17 years
18 - 34 years
35 - 44 years
45 - 64 years
65+ years
Educational Attainment
Less than High School
9-12th grade/no diploma
High School Diploma or
Equivalent
Associate's Degree
Bachelor's Degree
Graduate/Professional Degree

Station
Area

City

Submarke
t3

County

19,506
19,904
4,668
4.2
$47,495
22%
12%
18%
23%
12%
13%
30.8
32%
25%
14%
20%
9%

59,317
20,314
14,783
3.99
$40,119
30%
13%
17%
18%
10%
11%
29.6
29%
29%
13%
20%
7%

296,749
14,225
68,884
4.22
$41,391
29%
13%
16%
18%
11%
13%
29.17
30%
30%
13%
20%
7%

10,255,22
2
2,158
3,306,109
3.10
$66,297
22%
12%
18%
23%
12%
13%
35.9
22%
26%
13%
24%
14%

31%
18%

33%
20%

32%
19%

12%
8%

25%
5%
7%
1%

24%
4%
6%
1%

24%
4%
6%
1%

21%
7%
21%
12%

Data Source: Esri Demographics
2019
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Employment overview
Labor force working in station area4
Out of a workforce population within the station area of 1,075 people, 101 people both
live and work within the half mile area of the Florence / Salt Lake station while 974
people commute to the area for work. Of those who commute to the station area for
work, 63% commute less than 10 miles, 21% commute 10 - 24 miles, and 15.7%
commute 25 or more miles. The primary locations where those who work in the station
area live include Los Angeles, Huntington Park, South Gate, Bell, and Downey.
Nearly a third of those employed within the station area (32.7%) make less than $1,250 a
month and 16.7% hold a bachelor’s degree or higher. In total, 20.5% of workers have an
Associate of Arts degree or some college, 16.1% have high school or equivalent, and
28.9% have less than a high school diploma. The top employment industries within the
area include health care and social assistance (31.8%), educational services (23.0%),
information (9.6%), and accommodations and food services (7.0%).
Figure 21: Employment industries for those living and working in the study area

Data Source: LEHD 2017

Labor force living in station area
Consistent with the primarily residential nature of the station area, 6,721 people who live
within the station area work outside of it while only 974 people working outside of the
4

Data source LEHD 2017
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station area commute in for work.
Figure 22: Means of transportation to work for those living in the station area

People who live in the Station Area primarily go to Los Angeles (26.1%) for work, Vernon
(4.5%), Huntington Park (3.3%), City of Commerce (3.2%), or Bell (2.5%). In total, 57.1%
of residents commute less than ten miles to get to work while 27.9% commute between
10 and 24 miles and 14.9% commute 25 miles or more. In total, 23.6% of people within
the station area make less than $1,250 a month compared to the 32.7% of people who
work within the area.
Those who live in the Station Area but work outside of it work in similar sectors.
Employment is more diverse and less concentrated in healthcare and social assistance
and educational services than employment in the station area. Rather, only 13.3% of
those who live in the Station Area commute out to work in healthcare and social
assistance, 13.2% work in manufacturing, 12.3% work in retail and trade, 10.1% work in
accommodation and food services, and 9.8% work in administration support and waste
management. This exchange between those who live and work in the station area can be
seen in Figure 21 above.

Zoning and current land use
Zoning
The half-mile station area is 475 acres which are in the cities of Huntington Park, Bell and
Cudahy, all having their own zoning designations. The primary zoning designations are
either low density residential (213.8 acres; 45% of land area), high density residential
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(131.8 acres; 28% of land area) or commercial (82.8 acres; 10% of land area). Bell and
Huntington are primarily low density residential with small commercial strips, while Bell is
primarily high density residential with some commercial along Florence Avenue. Table 9
shows the acreage and percentage of the total station area for each zone designation.
Table 9: Zoning in the station Florence / Salt Lake station area
Zoning

Acres

Residential
Low density residential
(Low density residential (LDR), (R-L), Single family
residential (R1))
Medium density residential
(Medium density residential (MDR), (R-M), Light multiple
residential (R2)
High density residential
(High density residential (R-H), Heavy multiple residential
(R3))
Commercial
(Neighborhood commercial (NC), General Commercial
and Residential (C3R), Commercial General (C-G),
Commercial Neighborhood (C-N))
Open Space (OS)
Public Facilities (PF)
Manufacturing (M)
Transportation (T)
Not zoned

351.2

% of land
area
74%

213.8

45%

5.6

1%

131.8

28%

49.0
33.8
18.7
12.6
9.5
0.1

10%
7%
4%
3%
2%
0%

Data source: SGA analysis of zoning shapefile
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Map 14: Zoning in the Florence / Salt Lake station area

TOD target area
The Huntington Park General Plan 2030 outlines the seven TOD target areas for
development that have a mixed-use overlay designation. Three of these target areas fall
within the Station Area. The mixed-use overlay increases the maximum allowed height to
40 feet and allows mixed use developments at the parcel level.
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Map 15: TOD target areas

Table 10: TOD target area descriptions
TOD area
Area 1
Area 2
Area 3

Building Height
(max)
40 feet
40 feet
40 feet

Description
Residential, live/work and ground floor retail
Residential, live/work and ground floor retail
Residential, live/work and ground floor retail

Data source: Huntington Park General Plan 2010, page 2-33 through 2-40

While the TOD target areas permit mixed uses and greater maximum height limits, the
land use still remains almost completely single story and single use. TOD target area 2
along California avenue has some commercial uses as shown in Figure 23 below,
however it is dominated by low density residential uses.
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Figure 23: TOD target area 2 along California Avenue

Current land use
The land surrounding the Florence / Salt Lake station (half-mile radius) is primarily
composed of residential (77%), commercial (7%), and miscellaneous public uses (12%).
Salt Lake Park is a main feature of the area, located northwest of the station location
along Florence and Salt Lake Avenue.
Table 11: Current general land use

General Land Use
Residential
Miscellaneous public
Commercial
Industrial
Institutional
Not specified

% of
Acres land
area
363.8
77%
55.9
12%
32.3
7%
8.8
2%
7.3
2%
7.0
1%

Data Source: SGA analysis of LA County parcel shapefile

42

Map 16: Current land use

Commercial
Specific commercial uses include: stores or store combinations (48% of the commercial
land); office buildings (18%); and non-auto service and repair shops (14%). Commercial
uses are primarily concentrated along Florence Avenue which runs east and west, and
State Street which runs north and south to the west of the station. Though California
Avenue is zoned as neighborhood commercial (C-N), and is designated as TOD Area 2,
the street has a significantly larger proportion of residential buildings than commercial.
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Table 12: Commercial zoning and current land use
City

Zoning

C-G
(general, 3.2%
of station area
land)

Huntington
Park

C-N
(neighborhood,
4.3%)

Bell

C3R
(general
commercial
and residential,
2.8%)

Selected zoning specifications
Allowed uses: a variety of administrative
and professional offices; other general
commercial uses
Max FAR 2:1
Min lot area 5,000 square feet
Min front setback 5 feet
Max height 40 feet
Min width 50 feet
Allowed uses: a variety of administrative
and professional offices; other general
commercial uses; 20DU/acre residential
development with a Development
Permit only
Max FAR 1:1
Min lot area 5,000 square feet
Min front setback 5 feet
Max height 30 feet
Min width 50 feet
Allowed uses: a variety of general
commercial uses; residential with a
Conditional Use Permit only
Min lot area 5,000 square feet
Max height 70 feet
Min width 50 feet

Current general land use
80% commercial
6% industrial
6% residential
5% miscellaneous public
3% institutional
13,262 square feet average
lot area
32% building area
coverage
62% residential
34% commercial
4% institutional
6,208 square feet average
lot area
45% building area
coverage
75% commercial
17% residential
7% institutional
1% industrial
10,448 square feet average
lot area
35% building area
coverage

Source: SGA analysis of LA County parcel shapefile

The City of Bell’s C3R zone permits a maximum height of 70 feet along Florence Avenue
as compared to Huntington Parks C-G height limit of 40 along the same street. However,
the commercial buildings in both areas do not differ significantly in either height or form.
Figure 24 shows the commercial uses along Florence Avenue in Huntington Park while
Figures 25 shows commercial uses in Bell.
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Figure 24: Commercial (C-G) along Florence Avenue near State Street in Huntington
Park

Figure 25: Commercial (C3R) along Florence Avenue near Bear Street in Bell

Figure 26: Neighborhood commercial along California Avenue

Residential
There is a total of 4,482 residential units within the Station Area. Overcrowding and a
high proportion of renter households have been consistently referenced in past plans
and studies of Huntington Park. With a population of 19,506 people in the Station Area,
there is an average of 4.2 people in each unit with an average unit size of 1.9 bedrooms.
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The largest portion of the housing stock is currently single family residential (31.5%)
while the rest is a mix of duplexes and apartments. The majority (61%) of households are
renters and 39% of households are owner occupied.
Map 17: Percent Renter Occupied

Huntington Park, Bell and Cudahy all have unique residential zoning codes, though
distinctions between low, medium and high density are similar. The distinct zoning
specifications for each zone district, as well as the current land use are detailed in Table
13 below.
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Table 13: Residential zoning specifications and current land use
City

Huntingto
n Park

Zoning

Current general land use

R-L
(30.6%
of station
area
land)

8.71 du/acre
Min front setback 20 feet
Max height 30 feet
Min lot area 5,000 square
feet

100% residential

100% residential

R-M
(0.14%)

17.4 du/acre
Max front setback 15
feet
Max height 35 feet
Min lot area 5,000 square
feet

97% residential,
3% commercial

R-H
(3.4%)

20 du/acre
Max front setback 10
feet
Max height 45 feet
Min lot area 5,000 square
feet

R1
(1.3%)

8.71 du/acre
Min front setback 25 feet
Max height 30 feet
Min lot area 5,000 square
feet

R2
(0.92%)

17.4 du/acre
Min front setback 25 feet
Max height 30 feet
Min lot area 5,000 square
feet

R3
(24.5%)

18.9 du/acre
Min front setback 15 feet
Max height 30 feet
Min lot area 7,200 square
feet

LDR
(13.1%)

15 du/acre
Min front setback 20 feet
Max height 35 feet
Min lot area 5,000 square
feet

Bell

Cudahy

Selected zoning
specifications

6,130 square feet average
lot area
40% building area
coverage

9,498 square feet average
lot area
47% building area
coverage

6,173 square feet average
lot area
43% building area
coverage
100% residential

Current specific
residential land use
73% single family,
15% duplex or two
units,
10% three or four units,
2% five or more units

67% four units,
33% five or more units

34% three or four units,
27% five or more units,
23% single family,
16% duplex or two units

4,593 square feet average
lot area
42% building area
coverage
100% residential

93% single family,
7% duplex or two units

5,276 square feet average
lot area
39% building area
coverage
85% residential,
10% miscellaneous public,
4% institutional,
1% industrial

82% single family,
18% duplex or two units

7,929 square feet average
lot area
37% building area
coverage
98% residential,
2% industrial
9,022 square feet average
lot area

44% single family,
21% duplex or two
units,
19% three or four units,
16% five or more units

30% single family,
30% three or four units,
23% duplex or two
units,
16% five or more units
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MDR
(0.12%)

25 du/acre
Min front setback 45 feet
Min lot area 6,000 square
feet

38% building area
coverage
100% residential
14,928 square feet average
lot area
40% building area
coverage

100% five or more units

SGA analysis of LA County parcel shapefile

As previously discussed, Huntington Park and Cudahy are primarily zoned for low
density residential while Bell is zoned primarily for medium and high density residential.
Map 18 illustrates the areas where residential land is underdeveloped based upon zoning
allowances. These underdeveloped areas are primarily in Bell due to its higher density
allowances.
Map 18: Underdeveloped medium and high density zoned residential (DU/acre)

The old age of the majority of Huntington Park’s housing stock has been well
documented in previous planning documents. The age of the housing stock
compounded by absentee landlords and overcrowding has been a persistent challenge.
The Station Area's housing stock consists of older buildings with 72% built before 1959,
27% built between 1960 and 1999, and only 1% built between 2000 and 2018.
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Map 19: Percent of housing built 1959 or earlier

Figures 27-29 show examples of low medium and high density residential within the
station area.
Figure 27: Single family residential on Live Oak Street
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Figure 28: Medium density residential along California Avenue

Figure 29: High density residential along Hood Avenue

While a number of past planning documents and zoning overlays have designated areas
for mixed use development and higher density residential development, redevelopment
within the station area has been minimal. Only 1% of the housing stock has been built in
the last 18 years which by any standards is insufficient to relieve current overcrowding
and affordability challenges.
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Opportunities and Challenges in the Station Area
Map 20: Development Opportunities in the Station Area
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Map 21: Development Constraints in the Station Area
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Figure 30: Melo Discount Store - example of community-serving business in the station
area

Figure 31: Transmission Tower - existing infrastructure barrier
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Transportation and circulation
According to 2018 ACS 5-year estimates, 87.6% of Huntington Park residents work
outside of their place of residence. Those who live within the Pacific/Randolph Station
Area primarily go to Los Angeles (30.2%) for work, as well as Vernon (6.0%), Huntington
Park (5.4%), City of Commerce (2.8%), or Long Beach (2.0%). The average travel time to
work is 31.2 minutes, and 13.2% reported traveling for 60 or more minutes to get to
work. The vast majority of commuters relied on single-occupant motor vehicles as their
means of transportation (car, truck, or van) and 9.6% used some form of public
transportation (excluding taxicabs) to get to work. In contrast, those who commute to the
Florence/Salt Lake Station Area for work, 63% commute less than 10 miles, 21%
commute 10 - 24 miles, and 15.7% commute 25 or more miles. The primary locations
where those who work in the Station Area live include Los Angeles, Huntington Park,
South Gate, Bell, and Downey.
Map 22: Transit Lines Connecting Huntington Park to 30-Minute Drive Area

Although not within Huntington Park’s boundaries, LA Metro’s A (Blue) Line’s Slauson
Station and Florence Station are a 30 minute-walk or 1.5 miles away from Huntington
Park’s downtown shopping district. The A Line connects Downtown Los Angeles to
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Downtown Long Beach, both within a 30-minute car drive from Huntington Park.
The only local bus route directly connecting Huntington Park to LA’s Central Business
District is Line 60, which follows a similar route to the Blue rail line between Los Angeles
and Long Beach. Local bus lines 102, 108, 110, 111, 251, and 254 have stations within
Huntington Park and connect the City to surrounding municipalities, but these do not go
through Downtown Los Angeles. In addition to the six local bus lines, HP Express
(Huntington Park local transit bus) follows a closed route around the perimeter of the city
with a total of 43 stops. The circulator facilitates mobility to and from points of interest
within the city but is disconnected from all other transit lines.
Map 23: Transit Lines and Stations within Huntington Park (excluding Circulator)

The City’s Bicycle Transportation Master Plan, described in the Relationship to existing
plans and studies section of this document, proposes the implementation of a bicycle
network totaling 22.8 miles in length and a number of public facilities to facilitate reliance
on bicycle transportation.
● Pacific/Randolph Station Area: a 0.8-mile bike lane with road diet running through
the Downtown side of Pacific Boulevard (immediately south of the station), a bike
path completely separated from vehicular traffic on Randolph Street, and
increased signage and markings to protect bicyclists in the portion of Pacific
Boulevard north of the transit station.
● Florence/Salt Lake: Although there is no proposed treatment for Florence Avenue,
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Salt Lake Avenue would include a bike path separated from motor-vehicle traffic
intersecting with a sharrow bike route on Saturn Avenue and increased
bicyclist-protective signage and markings on Walnut Street, both parallel to and
immediately following Florence Avenue.
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